
 

 

 
 

 

M E M O R A N D U M  
 
May 7, 2014 
 
 

TO: Planning Commission  
 

FROM: Cas Chasten, Planner III - CPDS 
 

SUBJECT: Briefing on Project Plan Application PJT2014-00004 
 (Amendment to Approved Preliminary Development Plan PDP2004-00007) 

Upper Rock District – Blocks, B, C, and D  
 
Background: 
 
In accordance with Section 25.14.07.e. of the Zoning Ordinance, the applicant (JBG/5 Choke 
Cherry, LLC & JBG/Market Square II, LLC) submits the referenced project plan application; a 
proposal to amend previously approved Preliminary Development Plan PDP2004-00007.   
 
The creation of the Upper Rock District was intended to transform an outdated office park into a 
mixed-use, transit oriented, pedestrian friendly village.  As noted in the initial application as 
submitted, “Upper Rock is an ambitious project that will include innovations such as affordable 
incubator retail spaces, the unprecedented loft conversion of an obsolete suburban office building, 
live/work life style, affordable senior’s housing, sustainable design buildings and parking structures, 
unparalleled attention to pedestrian convenience, access to the future Corridor Cities Transitway 
station just 4 minutes away, and an unforgettable landmark designating Rockville’s northern 
border.” 
 
The Preliminary Development Plan PDP2004-00007, Upper Rock District, was approved by the 
Mayor and Council on May 23, 2005 under the (then) Optional Method of Development in the I-
3 Zone.  The site’s approved PDP development plan is comprised of the following elements:  a) 
the existing 238,087 square foot - nine-story office building;  b) the existing 73,700 square foot - 
two/three-story office building;  c)  23,500 square feet of planned commercial/retail 
development (including 14,500 square feet in Block D (the marketplace); d) 844 multi-family 
residential units in six buildings, which include up to 126 live/work units; e) structured and 
surface parking facilities; and f) outdoor plazas and an array of green space.   
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Under the PDP approval, the existing 73,700 square foot office building located on Block B, is to 
be converted into residential units during phase III of the project build-out.  Said residential 
units would be included in the total number of 844 residential units that are permitted in the 
PDP approval.  Also, the applicant was/is required to construct 12.5 percent of the residential 
units as Moderately Priced Dwelling Units (MPDUs).  Another requirement in the approved PDP 
requested the applicant to provide a reserved right-of-way for the future Corridor Cities 
Transitway (CCT), which would run along the east side of Interstate 270, adjacent to this site.   
 

 

 

  
PDP Land Use and Massing Plan 
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The PDP does allow for flexibility related to the shifting of residential units from block to block 
so long as the maximum height and the total aggregate number of residential units (844) is not 
exceeded based on the land use and massing plan (shown above).  These reallocations were 
allowed to be made during the Use Permit (now Site Plan) stage, if approved by the Planning 
Commission. 
 
Phase I of the Upper Rock project, Blocks E and F, was initially approved by the Planning 
Commission on June 28, 2006 and allowed construction of 431 units.  Blocks E and F, which are 
located on the east side of the property, adjacent to the King Farm development, consist of 
3.64-acres of the 19.8-acre total site area for Upper Rock.  
 
The building plans for Block E and F were later amended, i.e., to allow a reduction in the 
number of dwelling units and building heights, as well as a change in the building materials (ref. 
USA2006-0696A). The Block E development under said amended plans contained 213 
residential units, including one and two-bedroom units and 5 live/work units.  The parking for 
these units was to be provided through a two-level, 320-space garage.  Block F, which is located 
closer to Interstate 270, contained 62 one and two-bedroom residential units and an 887-space, 
seven-level parking garage that also serves the office building.  As of this writing, the Phase I 
(Blocks E and F) residential development is fully constructed and is occupied.  
  
Phase II of the Upper Rock project, Blocks G and H, was approved by the Planning Commission 
on April 29, 2008.  Blocks G and H comprise approximately 4.85 acres of the 19.82 acre tract.  
This second phase of development implemented the third and fourth residential blocks, 
approved in accordance with previously approved Preliminary Development Plan PDP2004-
00007.  The four-story multifamily residential building to be constructed on Block G contained 
149 units, 89 one bedroom units and 60 two bedroom units.  On-site parking spaces for the 
Block G residential building facility are provided via subsurface and surface parking facilities.     
 
The four-story residential building under construction on Block H contained 127 dwelling units; 
76 units will be one-bedroom units and the remaining 51 units will be two-bedroom units.  On-
site parking spaces for the Block H residential building facility are also provided via subsurface 
and surface spaces.  Vehicular parking for both of these residential buildings is provided 
primarily in parking facilities located under the respective buildings, with a portion of their 
parking spaces located in the Block F parking garage.   
 
At the time of the writing of this staff memorandum, the Phase II (Blocks G and H) development 
was nearing completion of construction.  However, on April 1, 2014 a fire caused massive 
damage, nearly destroying the Block G residential building.  The developer (G/U, LLC-Gables 
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Residential) plans to rebuild the structure in accordance with the site’s previously approved use 
permit/site plans.  It should be noted that the Block H residential building was not damaged by 
this fire event and is expected to open for occupancy once construction is completed.     
 

Proposed Amendment 
 
With regard to Project Plan Application (PJT2014-00004) the applicant (JBG/5 Choke Cherry, LLC 
& JBG/Market Square II, LLC) proposes the following modifications to previously approved 
PDP2004-00007:  1)  raze and remove the existing 73,700 square foot office building located on 
Block B, precluding the possibility of future conversion of the building structure into residential 
units; 2) demolish and remove the existing surface parking facilities located on Block C;  3) 
construct 34,700 square feet of non-residential development, i.e., service, restaurant, and 
other types of retail use, on Blocks B and C, formally eliminating the “retail/office” land use 
designation assigned to Blocks B and C; and 4) formally designate  Block D as landscaped green 
area, i.e., the ceremonial entrance  to the Upper Rock District, eliminating the “retail/office” 
land use designation assigned to Block D under PDP2004-00007.     
 
Amendment Process  
 
In order to amend PDP2004-00007, via implementing the development modifications as 
requested, a project plan application must be formally approved by the Mayor and Council 
following a recommendation by the Planning Commission.  In accordance with Sec. 
25.14.07.e.2. of the Zoning Ordinance – Procedure:   
 

Any proposal to amend the Planned Development Governing Documents requires the 
filing of a Project Plan amendment application with the Chief of Planning.  Such 
application must comply, and will be processed in accordance, with the requirements 
for a Project Plan as set forth in Article 7 of the Ordinance.   

 
In accordance with Sec. 25.07.07.6., Project Plan Review, the Planning Commission will receive 
a briefing by the applicant on the requested project plan application on May 14, 2014, followed 
by a briefing to the Mayor and Council on May 19, 2014.   
 
Following the Mayor and Council briefing, the applicant is encouraged to make any revisions to 
the proposal as needed; pursuant to comments received at the briefing sessions and area 
meetings.  Such plan revisions will be made before the request is scheduled for consideration 
by the Planning Commission, at a regularly scheduled meeting.  The Planning Commission must 
review the project plan application, as revised, at a public meeting and provide an opportunity 
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for public comment.  After its review, the Commission shall prepare and transmit its comments 
and recommendation on the application to the Mayor and Council.   
 
Following Commission review, the project plan application will be scheduled for a public 
hearing by the Mayor and Council.  It is at this stage the applicant is encouraged to revise the 
plans based on comments and recommendations received from the Planning Commission.  In 
accordance with the information provided and testimony presented during the public hearing 
by the Mayor and Council, they are charged with making findings as required by Sec. 
25.07.01.b.2. of the Zoning Ordinance, with regard to the final project plan application request.  
If directed by the Mayor and Council, the applicant must hold another area meeting and receive 
comments on the proposed plan.  Upon hearing all such evidence from the public hearing and 
area meeting, if needed, the Mayor and Council will render a final decision on the proposed 
project plan via adoption of a resolution.  If the application is approved, the Mayor and Council 
will establish a time period in which construction on all phases of the approved project plan 
must commence.   
 
Attachments 
Attachment A – Project Plan Application PJT2014-00004 
 
 
cc: Andrew Gunning, Assistant Director- CPDS  

Bobby Ray, Principal Planner- CPDS 
 Jim Wasilak, Chief of Planning - CPDS  
 
 
 
 

 

Attachment B

B-5



Attachment B

B-6



Attachment B

B-7



Attachment B

B-8



Attachment B

B-9



Attachment B

B-10



Attachment B

B-11



Attachment B

B-12



Attachment B

B-13



Attachment B

B-14



Attachment B

B-15



Attachment B

B-16



Attachment B

B-17



Attachment B

B-18



Attachment B

B-19



Attachment B

B-20



Attachment B

B-21



Attachment B

B-22



Attachment B

B-23



Attachment B

B-24


